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Introduction
The North City Business District Development Guide is the result of a special study of the North City business district. This
study was requested by area business people during the King County Council’s review of the Shoreline Community Plan,
adopted in August 1980. This Development Guide is one of a series of studies directed at improving unincorporated business
areas within King County. A primary goal of this Development Guide is to improve the function and appearance of the
North City business district, making it a focus for the community. A vital, attractive business district often results in
stronger surrounding neighborhoods. Capital projects and guidelines for new development are included. Major elements of
this development guide propose traffic improvements, improved landscaping and pedestrian improvements.

Community review and support of these proposals is important; some projects will require partial funding by the com
munity. After public review of the draft North City Business District Development Guide, a final proposal will be pre
sented to the King County Council for adoption by ordinance. After it is adopted by the Council, this Development
Guide will be used by the County Executive, Council and the Zoning and Subdivision Examiner, when making decisions
about North City. -

Study Area
The North City business district is located in the eastern portion of the Shoreline planning area. The business district is
generally bounded by NE 182nd on the north, NE 169th St. on the south, 12th Ave. NE on the west and 18th Ave. NE on
the east.

The commercial area of North City lies within 500 feet of 15th Ave. NE and is centered on the block between NE 175th St.
and NE 177th St.

Vicinity Map
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Analysis

Community Concerns
Questionnaires were distributed at the beginning of this study to identify the concerns of area business people and residents.
Of the 64 businesses within the study area that were contacted, 49 or about 76% responded. The results of this questionnaire
established that:

o There is approximately 190,000 sq. ft. of commercial space in North City,
o 25% of area businesses have plans to expand, and
o 75% would like to remain in the area.

Business people in North City felt that the five worst problems within the business district were:

o A lack of marketing or advertising of the business district,
o Insufficient space,
o Too-few or the wrong mix of businesses,
o Poor customer access, and
o Poor transit service.

Business people indicated that the following improvements would have the greatest benefit to the entire area:

o Improved traffic circulation,
o Stronger identity,
o Improved sidewalks,
o More parking,
o More concentration of the shopping area, and
o Better landscaping.

NORTH CITY Questionnaire
BUSZNESS DISTRICT STUDY

KING COUNTY
DEPt OP PLANN6IG AND COMJa6JP4TY DEVELoPMENT 3447605

1. One moot floor area does your tusuo,.e occupy?
Aprreu.eaee l~ so. ft. ore layout Ic area: p lease Include
storage. taa.,enna. 00:1cc space. etc.

C::s your Ousuves. ten. d,ftuite plans to expand at your y,es.nt Lunetuut?

a Are ccc rianning to Leave your ‘resent looutinn?
des __________ f/c__________ . If yes. otet coot/f . And for

4. If coo tad to leave your rreeent loon tot, ovoId ‘vu relocate an the area?

5. Duyouna,dmornparkunqf yes f/u. If es. coo
facnuryaruooguon;cuc.ccctuottor

5. Id otet oars do :00 feel our present locotuuc un f/unto duty
tot eanuafaotnry for ;ouc Coo uoeea.’ telcuoce Iuutod ununcec

most nrttucst. Present e’uuldonn fonctours

___________Present euuldoon uopnuronndutuoo

Ousatesenvd property teces ton tu0t



A similar questionnaire was mailed to approximately 4400 residents of the North City area. About 350 questionnaires were
returned and the results indicated that:

o Most residents shop twice a week in North City,
o Grocery stores, banks, drug stores and auto related businesses were frequented most often,
o 73% of area residents do the majority of their shopping for convenience items in North City, and
o The majority of area residents also shop for convenience items at NE 145th St. and 15th Ave. NE, and at Lake

Forest Park.

Area residents indicated that the following improvements would have the greatest benefit:

o Better traffic circulation,
o Better landscaping,
o Better sidewalks,
o More parking, and
o Pedestrian streets and malls.

Residents and business people are generally in agreement about what they feel is necessary to improve North City. The
results of these questionnaires, along with information gathered at public meetings, forms the basis for the specific projects
described in the section: “Recommendations”.

resident
questionnaire

Si/DRESS

I. /Oa often do you shop in North City?

fOntnly ___________ wice a .ieek

____________.ieekly ____________Doily

,.hicnitusinessns do you use most often in ‘lorsh City? Please check two.

___________Drug Stores ___________iarseriOeuusy Shops
___________Clothes Cleaning .....Pueo hepairiSeruiceyparts

arocery Stores Other

3. Do you do over half of your sli050ing for conoenienoei tees i gr000ries. drug
stores and other noeryouy i teesi itflOrsn City?

105th S lSth ___________DdSth & lSth ___________Lake Forest Park

S. ,nat other kinds of businesses oouid you like to see locate in north City?

- ..oicn inoroveeents could make North City a tester piece to shop? IPlease nneck

___________Nester Sideealks/Crossealks
__________Setter traffic Circulation
___________dester transit Sersice
___________Sign Control advertising signti
___________ lee Street Lighting
___________Sntter Lehdstoping

°ore Porking

___________nadesorian Streets/nulls
__________~ner Please Soecifyl

,hap one thing mould be done to encourage you to shop In berth City?

thank you ?Or your help Ono cooperation.



Existing Zoning
Themajority of land in the North City area is zoned single-family residential (RS-7200). This zoning surrounds the business
district, separating it from other, smaller commercial areas.

Within the business district, the majority of land is zoned for commercial use, either general commercial (C-G) or community
business (B-C). This area lies along NE 175th St. and along 15th Ave. NE. Abutting the commercial area are various densities
of multi-family residential zoning (RM-900, RM-1800, RM-2400, and RD~36OO). In some areas these zoning categories
provide a transition from commercial areas to single family neighborhoods. In others, commercial zoning is directly adjacent
to single-family.

The zoning synopsis, below, farther describes the zoning categories found in the North City area.

Zoning Synopsis
CG-Gan.,.l Commercial CIa.aficstion

Provides for the grouping of enterprises which may involve some on-
premise retail service but comprised primarily of those With outside
activities and display or fabrication; assembling including manu
facturing and processing in limited degree. These uses, if permitted
to locate in strictly on premise retail and service areas, would
introduce factors of heavy trucking and handing of materials that
destroy the maximum service and attraction of strictly retail areas.
With the exception of trailer pal-Its, dwelling units are not permitted.
CG.Dlmenaianaj Standards
lot coverage; 100 percent
permitted floor ares: not more than 3~4 times lot ares
height; 35 feet. Height may be increased 1’ for each additionsi

foot of side and rear yards.

BC- Community Buauseas Clmuficagion

Provides for the grouping of similar type enterprises including
recreation, entertainment and general business activities,but exciud
ng uses relying on outdoor sales. It isa further ob)ective to concen

trate a maximum variety of facilities ass contribution to the corsee
hence of shoppers and patrons on a community-wide basis, Dwell
ing units are excluded from this classification.
BC-Dimensional Standards
lot coverage: 100 percent
permitted floor ares: not more than 3 times lot area
height: 35 feet, Height may be increased 1’ for each additional

foot of side and mar yards,

BR-C Mixed Business Residential Us.. Comnsunrty Scale

Provides for the location of mixed commercial lie., retail and
office) and residential use projects, for increased diversity in oppor
tunities for desirable housing, and increased vitality of community
business areas,
SAC- Dimensional Stsndsitis
minimum lot area: 900 sq. ft., except that mixed use developments

which meet certain conditions may reduce lot
area to 450 sq. ft.

permitted floor ares: two times the square foot ares of the
buildable portion of the lot; except projects
that enclose all required parking may build
six times the square foot area of the build’
able portion of the lot,

lot width: 60 feet

AM 900 Maximum Density Multiple.Owalling Restricted Service
Claedficsgion

Establishes areas permitting the maximum population density and
also permits certain uses other than residential, e.g., medical, dental,
social services and certain professional off ices.
RM 900- DImensional Standards
mm. lot area: 7200 sq. ft.
mm. lot width: 60 feet
lot coverage: 60 percent for residential uses
front, side & rear yards: same as AM 2400
permissible floor area: two times the ares of lot; does not

apply to dwelling units if the only use on
the lot

lot ares/dwelling unit; 900 square feet
height; 35 feet. Height may be increased 1’ for each additional

foot of side yard,

RM 1800 HIgh Density MuItiple’DwelIingC1a~ficatien

Provides a higher density for the accommodation of those who
desire to live in a residential atmosphere without the necessity of
individually maintaining a dwelling unit,
RM 1800- Dimensional Standards
mis. lot area: 7200 sq. ft.
mm. lot width: 60 feet
lot coverage: 50 percent
front, side & rear yards; same as RM 2400
lot urea/dwelling unit; 1800 sq. ft.
height: 35 feet. Height may be increased 1’ for each additional

foot of side yard

RM 2400 MedIum Density Muleiple-Owalling Classification

Establishes areas permitting a greater population density while
maintaining a residentidi environment consistent with sudt density.
AM 2400’Oimensionsl Standerda
mm. lot mae: 7200 sq ft.
mm. lot width: 60 feet
lot coverage; 50 percent
side yard: 5 feet
front yard: 20 feet; key & transitional lots 15 feet
rear yard: 5 feet for dwelling units
lot ares/dwelling unit; 2400 sq. ft.
height; 30 feet. Non residential buildings and structures may be

increased by 1’ for each additional foot of side yard to a
maximum of 50 feet.

RD 3600’Two.Family Dwelling Cleenfication

Permits limited increase in density while maintaining a family
living environment.
RD 3600-Dlmssssionaj Standards
mm. lot area: 7200 sq. ft.
mm, lot width: 60 feet
lot coverage: 35 percent
side yard: 5 feet
front yard: 20 feet; key & transitional lots 15 feet
rear yard: 5 feet for dwelling units
height: 30 feet. Non-residential buildings and structures may be

incmased by 1’ for each additional foot of side yard to a
maximum of 50 feet.

AT Residential, Townhouse

Provides for townhouses lsing)e family dwelling attached by com
mon side walls) either on individually platted lots or on a commonly
held site, in a residential environment.
RT.Olmensional Standards
mm. lot area per dwelling’: varies from 1600 to 3600 sq.ft.
lot coverage: 50% for townhouses, 35% for detached dwellings
side yard: 5 feet for townhouses at end of row
front and rear yard; front 25 ft. rear 20 ft.; front and rear yards

may vary by 10 ft., provided each lot hesa
total of 45 ft. of front and mar yards,

lot coverage: 50% structures, 15% imprevious surfaces
height: same as RS, except that when rows of townhouses are

arranged east-to’went, the southerly rows height and rear
setbacks must allow a 20 degree san exposure plane to
reach the base of the northern row of townhouses.

NOTE: lot clustering is allowed in the AT zone provided the
average allowable density is not exceeded.

RS Residential Single Family Claedflcaglon

Provides an area for single family dwellings and townhouses at
urban densities and tther related sass which contribute to a corn.
plete urban residential environment. These other uses, churches,
schools, libraries, etc., are considered compatible with single family
residential uses.
AS 7200’Dim.nsional Standards
rein, lot area: 7200 sq. ft.
mm, lot width: 40 feet
lot coverage: 35 percent
front yard: 20 feet. key & transitional lots may be reducnd to 15’
side yard: 5 feet
rear yard: 5 feet for dwelling units
height: 30 feet; non residential buildings may be incresed b~ 1’

for each additional foot of side yard to a maximum of 50
feet.
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Existing Land Use
Many different land uses are allowed within each zoning category. The map below shows the current land use in North City.
It gives a more accurate picture of the way land is used than the zoning map on the previous page. One example of this
difference is professional office uses, which are located in commercial zones throughout North City. Community facilities
and parks are also shown on this map.

The map on the opposite page shows the types of businesses that are located in North City. This map provides additional
information about how individual parcels of land are used.

Commercial ~~Multi-FamiIy ~2~J] Parks

________ ~*~*3 Residential ________

Professional Office ~ Institutions, I 9 Single Family
I~~5~4Community Facilities P~D0JI Residential or Vacant
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Community Businesses
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Shape of the Business District
Two streets, NE 175th St. and 15th Ave. NE provide access to the commercial area. 15th Ave. NE is a major north-south
arterial which serves the eastern half of the Shoreline area. It continues through North City to the county line at NE 205th
St. NE 175th St. runs east from Interstate 5 to North City, providing a major commuter route to Seattle and Lynnwood.
East of North City, the character of NE 175th St. changes from that of a major arterial to a residential street.

The business district has developed along these two arterials. Virtually all street frontage is used. However, the interior of
some commercial lots are vacant providing some room for growth. This aspect is further described in the section “Vacant and
Marginal Use Land.”

Multi-family residential developments lie northeast and southwest of the business district. These uses provide a smooth
transition to the adjacent single family neighborhoods. Northwest and southeast of North City, commercial development
abuts single family areas.

The single family neighborhoods which surround North City separate it from other commercial areas. This separation pro
vides an identity for North City by giving it observable limits.

9
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Market Area Study
This section provides information on various characteristics of the market area and also estimates the level of retail business
activity in North City. Based on this assessment, business district needs and opportunities are identified.

TYPE OF BUSINESS DISTRICT

Business districts are categorized as neighborhood, community or regional centers depending on size, population served and
the range of goods and services sold by the different businesses. North City functions most like a neighborhood center. It
has 67 businesses, 33 are retail stores, 19 are offices and 15 are other commercial operations. These businesses occupy about
190,000 square feet. The commercial area serves a population of just under 14,000 people.

THE MARKET AREA

The market area extends 3/4.11/2 miles from the center of the business district, It is generally bounded by 1-5 on the west,
35th Avenue NE on the east, NE 195th St. on the north and NE 145th St. on the south. A number of shopping centers
surround North City. These include: Aurora Village, Lake Forest Park, Ballinger Road, the center at 15th Ave. NE and NE
145th St., and the strip development along Aurora Avenue and Bothell Way.

POPULATION AND INCOME

Retail activity in North City is directly related to characteristics of the population; how many people there are, how much
money they have and where they go to spend it. The North City market area contained about 4,400 households and a
population of 14,700 people in 1970. A 1979 estimate, and 1980 census data, indicate that the population has decreased by
about 900 people since 1970. While population decreased the number of households increased by 650, indicating that there
are fewer people per household. Available information indicates that household size decreased from 3.4 persons in 1970 to
2.7 persons in 1980.

There are a wide range of incomes in North City. The average income in 1970 was about $12,800, slightly higher than the
county-wide average. In 1980, the average income was estimated to be $19,000. The percentage of people with low and
moderate incomes is probably very close to what it was in 1970; 20% with moderate incomes and 3.5% below poverty.

This population and income information generally indicates that the amount of disposable income has and will continue to
increase. This results from the smaller household size coupled with the greater number of households. These two changes
usually mean that there are a greater number of two income households, increasing the total amount of disposable income
within the market area.

CHARACTERISTICS OF BUSINESS DISTRICTS IN COMPARISON TO NORTH CITY

NEIGHBORHOOD BUSI
NESS DISTRICTCHARACTER ISTIC

USES Convenience retail, services, Convenience and compari- Convenience retail, general
offices, mixed use, multi. son retail, offices, services, commercial, office use multi
family residential govn. facilities, light indus. family residential, govn.

try, general commercial, facilities
multi-family residential

SIZE OF MARKET AREA 1-2 mile radius 34 mile radius 3/4-Th mile radius

POPULATION OF MAR- 20.000 60,000 - 80,000 13,800
KET AREA

NUMBER OF BUSINESSES 15 16 -50 65

30,000- 120,000 sq. ft. 100,000 - 350,000 sq. ft. 190,000 sq. ft.

COMMUNITY BUSINESS
DISTRICT

NORTH CITY
BUSINESS DISTRICT

TOTAL SPACE OCCUPIED
BY BUILDINGS

11
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Market Area Study
DEMAND AND SUPPLY ANALYSIS

The demand and supply analysis provides business owners with the information they need to make a number of business
decisions. Those who want to increase sales need to know if there is sufficient uncaptured demand in the market area to
justify additional marketing attempts or expansion of their buildings. Similarly, businesses looking for new locations need to
know if there is enough uncaptured demand in the area to justify them locating there.

This analysis was prepared using the following method. Businesses were grouped by type into six different categories: food
stores; food service (restaurants, fast food, taverns); personal services; personal care products; home improvements; and other
retail. Supply, or the volume of potential sales, was calculated by determining the square footage of the different categories
of businesses, then multiplying it by an average annual sales figure per square foot. Determining demand involved multiplying
the population of the market area by an average annual per person, or household, expenditure for the goods and services sold
by the different businesses.

The table below shows the results of this analysis. Demand for all goods and services sold in the district is greater than the
sales capacity of the businesses. Restaurants, personal care products stores and other small retail operations such as a hobby
shops, sporting goods/photography stores or specialty clothing stores, have the greatest opportunity for increased sales.
Grocery and other types of food stores have the least opportunity for growth.

Given present and future conditions in the market area, North City will remain an important neighborhood business
district. The primary business activity will continue to be the sale of retail goods and services which meet the day to day
needs of local residents. In addition to retail businesses, there will be a number of offices and other commercial opera
tions.

Changes in the number and make-up of households, and income patterns show that disposable income has and will con
tinue to increase. This trend, along with the large amount of uncaptured demand, means there are opportunities for the
steady growth of businesses. Along with improving the function and appearance of the district, individual businesses, and a
local business association, should aggressively market the district to take advantage of opportunities to generate more business
activity in North City.

Uncaptured
Type of Business Supply Demand Demand

Food Stores $9,796,700 $11,922,000 $2,125,300
Groceries
Bakery
Meat Market

Food Service 1,279,100 6,262,200 4,983,100
Restaurants
Fast Food

Personal Services 246,100 720,300 474,200
Beauty Shop
Barber
Cleaning

Personal Care Products 377,200 1,690,500 1,313,300
Drug Store
Grocery Store

Home Improvements 746,500 1,131,900 385,400
Hardware
Lumber
Garden

Other Retail 389,000 1,014,300 625,300
Clothing
Shoes

l3Totals $12,834,600 $22,741,200 $9,906,600



Vacant and Marginal Use Land
The map, below, indicates vacant and marginal use commercial property in North City.

Vacant land is defined as that additional land which could be developed under existing zoning. In some cases, this land
may currently be used as extra parking for some businesses. Its location, or lack of good access, may have prevented
development in the past.

Marginal use land is that which has a higher use allowed by existing zoning. One example is a single family home on a lot
which is zoned for a commercial use.

These two categories, vacant & marginal use, contain approximately 300,000 square feet of land. This amount of site area
would typically yield about 100,000 square feet of one story building when developed. If additional floors were built,
this figure would increase accordingly.

Development of this land will require some physical improvements to the auto/pedestrian circulation system and some
guidelines for new development. These improvements and guidelines will help ensure that this additional development
compliments and supports existing businesses, instead of aggravating old problems. These physical improvements and
development guidelines are further described in the section: Recommendations.

Vacant Land

Marginaf Use Land
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Traffic Volumes
The map, opposite, depicts current volumes of traffic per day in North City.

As previously described, 15th Ave. NE and NE 175th St. are the major arterials serving the business district. 15th Ave. NE
provides a north-south connection between Seattle and Snohomish County. NE 175th St. links North City to the freeway
which lies approximately 10 blocks west. Traffic volumes on these streets range from about 12,700 to 15,600 vehicles per
day. Other streets in North City function as neighborhood collectors or collector arterials, bringing traffic from the
surrounding residential areas to North City.

In general, the street system in North City is adequate. For example, either NE 175th St. or 15th Ave. NE could handle
an additional 6000 cars per day and still be within accepted standards.

The Shoreline Transportation Study, developed during earlier work on the Shoreline Community Plan, looked at future
volumes of traffic throughout the area. Information relating to North City predicts that total traffic volumes will increase
only slightly in the next ten years, on the order of two to ten percent depending on the street considered. In addition,
population predictions, as described in the Market Area Study, show that the total population will remain stable or decline
slightly. These factors indicate that major Street system improvements should not be necessary within ihe next 6 to 10
years.

However, there are some ways the street system can be improved. Street system projects will concentrate on operational
improvements, pedestrian crossings and sidewalk improvements.
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Development Possibilities
The intent of this development guide is to propose capital projects and development guidelines.which will result in an im
proved business district. These projects and guidelines are directed toward improving the function and appearance of the
commercial area. The map, opposite, indicates some development possibilities for the business district. These possibilities
include:

o Encouraging full development of vacant or marginal use commercial property,
o Improving the function of the street system,
o Improving existing sidewalks and walkways,
o Developing new crosswalks, walkways and sidewalks where none exist,
o •Providing improved landscaping within street right-of-ways,
o Encouraging improved landscaping on private property,
o Improving the identity of North City by emphasizing entrances to the business district,
o Encouraging full development of existing multi-family properties, and
o Improving existing store fronts.

These possibilities form the basis of the next section: Recommendations,
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Existing Capital Projects
This Development Guide builds on capital improvement projects previously proposed and adopted by the County. Three
such projects are proposed within the commercial area and are described below.

• Add a left turn signal phase, allowing controlled left turns from north-bound 15th Ave. NE to west-bound NE 175th

2. Provide a traffic signal and pede~rian crossing at the intersection of 15th Ave. NE and NE 177th St.

• Provide a traffic signal at the intersection of 15th Ave. NE and 24th Ave. NE.

The map, below, indicates the location of these additional projects.
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Recommendations
This section contains proposals for a variety of improvements for North City. Some improvements are in the form of
capital projects, specific construction projects which will correct a existing deficiency. Others are proposed as develop
ment guidelines for new and existing businesses. Finally, some general goals are defined which will help guide future
decisions about North City.

The first portion of this section proposes capital projects. The map, below, indicates the location of these projects. The
projects are described in further detail on the following pages.

Capital Projects
• Develop an improved sidewalk system along 15th Ave. NE from NE 170th St. to approximately NE 182nd St., if

extended; and along NE 175th St. from 12th Ave. NE to approximately 16th Ave. NE, if extended; and along NE
177th St. from 15th Ave. NE to approximately 17th Ave. NE, if extended.

• Define the northern, southern and western entrances to the business district at 15th Ave. NE and approximately NE
182nd st, if extended, 15th Ave. NE and NE 170th St. and at 12th Ave. NE and NE 175th St.

•Develop a crosswalk at the intersection of NE 180th St. and 15th Ave. NE.



Project 1 Develol, an Improved Sidewalk System

Good sidewalks reduce traffic congestion by providing an additional way to move from business to business. In areas like
North City which have a large amount of multi-family housing nearby, sidewalks become an important link between the
business district and surrounding neighborhoods. The existing sidewalk network in North City is adequate. However, it is
missing some key segments which could greatly improve the total system.

The map, opposite, depicts the scope of improvement that is proposed. Areas which require new sidewalks and street trees
are shown. This project has been divided into two phases, based on street configurations. Generally, first phase improve
ments would take place within county right.of.way where sidewalks do not exist. These areas have enough additional right-
of-way width to accommodate the sidewalks. Second phase improvements are proposed for those areas where sidewalks are
located on private property, adjacent to the roadway. The first phase includes those segments along NE 175th St., from
12th Ave. NE to 15th Ave. NE, and along NE 177th St. from 15th NE to about 17th Ave. NE, if extended. The second
phase would improve those sidewalks along 15th Ave. NE from NE 172nd St. to about NE 182nd St. if extended. In
addition, some smaller segments on NE 175th St. and NE 177th St. east of 15th Ave. NE, and on NE 180th St. west of
15th Ave. NE, would be improved.

When this total sidewalk improvement is complete, pedestrians will find the North City business district safer and easier to
use. The pages which follow describe this project and its two phases in greater detaiL
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Project 1: phase 1
The first phase of this project proposes that new sidewalks be constructed within the street right.of-way, in the areas
shown on the map below.

The portion of this project which is along NE 175th St. currently has gravel/dirt walkways that are in poor condition.
This segment is along a primary route to the commercial area for both pedestrians and automobiles. Its condition is both a
safety hazard and a visual blight. At the northwest end of this project, a ramp and additional landscaping is proposed to
connect the existing street end to NE 175th St. This area is now a dirt slope which is heavily used by pedestrians.

The portion along NE 177th St. has no pathway at all. People living in the multi-family area east of North City must walk
in the street to get to the business area, creating another unsafe situation.

These sidewalks would generally be eight feet wide and would include street trees and an evergreen ground cover. The
drawings, opposite, further describe these two projects.
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Project 1: phase 2
The second phase of this project would generally take place in those areas where the existing sidewalks are on private pro
perty. The drawing, below, shows the current configuration of 15th Ave. NE. The street right-of-way is filled by four
travel lanes and two parking lanes. The sidewalks are directly adjacent, outside of the right-of-way on private property.

Two methods of achieving a sidewalk/landscaping improvement are possible. One method, Alternative A, would place street
trees outside of the sidewalk, on private property, providing a good definition of the sidewalk edge. This location also would
provide some protection from automobiles in adjoining parking lots.

The second method, Alternative B, would involve restriping 15th Ave. NE to five lanes, adding a two way left turn lane
(TWLTL). This restriping would result in the same number of travel lanes but remove the existing on-street parking. The
existing “valley” gutter drainage may have to be modified. This restriping would allow street trees to be planted within the
right.of.way and allow the sidewalk to be widened to about eight feet. The loss of on street parking would impact some
businesses which have little parking of their own. For this reason, restriping should not be undertaken until a majority of
business people along this street approve of the proposal. In addition, a local improvement district (LID)*, which requires
majority consent, would probably be necessary to fund a portion of this Project.

One of these methods should be used to improve sidewalks and increase landscaping along 15th Ave. NE. Area property
owners and business people should decide which improvement is most appropriate.

Existing Condition

* Briefly, LID’s are often appropriate when property owners want to undertake a major improvement. Generally, a portion of
the project is paid for by property owners, based on the percentage of the project which abuts their property. When 60% of
the owners agree to participate, the LID is formed. One benefit of this method is that the property owners, together, pay
only about 50% of the total project cosst. The remainder may come from county road funds or federal grants. Costs can also
be spread over a period of up to 20 years, resulting in a low per year cost to each individual.
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Project 2 Define the northern, southern and western entrances to the business district.

As was shown in the section “Traffic Volumes”, 15th Ave. NE and NE 175th St. are the two major arterials which serve
North City. This project proposes that the entrances to the business district be reinforced along these arterials to help pro
vide an identity to North City. This feeling of entrance is an important step in making people aware of the commercial
area.

The sidewalk/landscaping improvements proposed in Project 1 will help emphasize this aspect. This project proposes two
additional elements; a “25 MPH” pavement marking to encourage compliance with the existing speed limit, and a “Wel
come to North City” sign located at the edge of the street. A typical pavement marking is shown below. The drawings
opposite, show the location of these improvements in greater detail.

The “Welcome to North City” sign should be designed by members of the community, perhaps the result of a local design
competition. Not only would the design of the welcome sign come from the community, but the competition itself could
help improve community spirit.

Pavement Marking
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Project 3 Develop a crosswalk at the intersection of NE 180th St. and 15th Ave. NE.

This proposal is for a new crosswalk located at NE 180th St. and 15th Ave. NE. This intersection is used by a large number
of pedestrians, Its location near a corner, and at the crest of a hill, make visibility difficult. A traffic signal would not be
needed initially. However, with the fire station close-by on NE 180th, and the large amount of traffic on 15th Ave. NE, a
signal is desirable in the future.

This crosswalk should be striped with wide white bars, instead of the standard two narrow parallel lines, to increase
visibility. This type of crosswalk is further described in the section: Guidelines for Sidewalk Development. When this
new striping is used, all other crosswalks in the business district should be similarly painted. If crosswalks are striped
differently, they become difficult to see. A driver used to seeing boldly marked crosswalks may miss seeing one which is
more traditionally striped.

1
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Development Guidelines
This portion of the recommendations section proposes guidelines for new and existing developments in North City. Two
methods could be used to carry out these guidelines.

One method would involve voluntary community action. Existing businesses could improve their property to the proposed
guidelines in order to contribute to a general upgrading of the business district.

The second method would be to apply these guidelines as conditions of new development. Conformance to these guidelines
would be required during review of building permit applications and future zoning re-classification requests. This method
would insure that any new construction or major remodeling would be compatible with the goals and desires of the
community.

Both methods of realizing these guidelines should be used.

The sidewalk, landscaping and access guidelines are each first discussed generally. Drawings and descriptions indicate the
desired result. Then, these general guidelines are shown as they apply to specific properties in North City.
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• Guidelines for Sidewalk Development
A uniform treatment of sidewalks can provide a feeling of continuity within the business district. A common treatment also
helps unify various widths and configurations of sidewalks. The drawing, opposite, depicts a typical section of sidewalk. The
map which follows indicates where sidewaib should be developed.

Also shown is a proposal for crosswalk striping. This method of marking crosswalks has been used successfully in other
areas of the country. It is especially effective in commercial areas where drivers are often distracted by advertising signs
and traffic congestion.

STREET TREES

Street trees provide visually pleasing results at low cost. They soften and define the edges of the street and provide a
pleasant environment for the pedestrian and shopper. In areas such as North City which have mature trees, street trees
reinforce the visual qualities of the existing vegetation.

Street trees should be placed in openings about four feet in diameter to ensure that an adequate amount of moisture will
reach the soil. The openings can be covered using a variety of methods. Tree grates provide protection and allow for easy
passage of moisture. Perforated concrete payers, while not as visually rich, serve a similar purpose. Any method used
should allow for expansion to accommodate tree growth.

Street trees should be planted a maximum of thirty feet, trunk to trunk. Closer spacing is often appropriate. Trees should
be placed at least 2’6” from the street edge—3’O” if space allows. This distance will afford some protection from passing
vehicles, particularly tall vans and buses.

Deciduous trees are recommended. Given our climate with its numerous gray days, it is desirable to have maximum sun
penetration in winter and some shade in summer, which deciduous trees provide. In addition most coniferous species do
not lend themselves to the pruning of lower branches, necessary for clearance. Many deciduous species develop naturally
into a canopy type growth, which allows sufficient clearance.

The following are some commonly recommended species. There may also be other species suitable for use as Street trees.

SMALLER. MEDIUM LARGE
TREE STREET BOULEVARDGenus Specie Variety Common Name

Acer campestre Hedge maple
Acer davidl Davids maple
Acer piatanoldes Norway maple
Acer pseudoplatonus Pianetree maple
Acer rubrum Red maple V

Acer saccharum V Sugar maple
Aescuius carnea Rhorsechestnut
Aesculus hlppocastanum Horsechestnut
Betula nigra Black birch
Betula~papyrlfera Paper birch
Carpinus betulus Europvan hornbcam
Carpinus caroilnlana American hornbeam
Castanea moilisima Chinese chestnut
Castanea satlva Spanish chestnut
Cercidiphullum laDonicum Katsura tree
Dovidia involucrata Dove tree
Fagus sylvatlca European beech
Fagus sylvatica cuprea Copper beech
Fagus sylvatica purpurea Purple beech
Ginkgo blioba Ginkgo
Gleditsia triacanthos Inermus Thorn(ess honey lOCUSt
Liguidambar styracifula Sweet gum
Liriodendron tuilpifera Tulip tree
Magnolia kobus Kobus magnolia
Malus sop. Flowering crebapoles
I’hatanus acertolia London plane
Prunus app. Flowering cherries
Quercus borealis Red Oak
Quercus cocclnea Scarlet oak
Quercus hex Holly oak
Tilia cordata Linden basswood
Umbehiularla cailfornlca California laurel
Zelkova serrato Zelkova
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Sidewalk Locations
The map, below, indicates where new sidewalks with street trees should be developed. The sidewalks shown would be devel
oped in one of three ways:

1. By King County as part of a capital improvement project,
2. By King County and property owners as part of a Local Improvement District, or
3. By property owners as a condition of new development.

Basically, these improvements would be required on all street frontage adjacent to multi-family, commercial or public/in
stitutional development. In areas where sidewalks exist, some minor improvement or tree planting may be all that is
needed. Where no sidewalks currently exist, a more complete upgrading will be necessary.

This method of sidewalk improvement will eventually result in a complete sidewalk network for North City which will link
major residential devlopments to the commercial area.
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Landscaping Guidelines.
The guidelines in this section are based on the county-wide landscape ordinance. The intent of the ordinance is to:

1. Provide a landscaped buffer between different intensities of land use,
2. Provide landscaping along street frontage, and
3. Provide landscaping within parking lots.

Landscaping will result in reduced conflict between different land uses and a more attractive environment New develop
ments in North City are required to comply with these guidelines. Existing businesses being remodeled would have to
comply, if the cost of remodeling is more than 50% of the value of the structure.

The drawings, below, depict the various types of required landscaping. These drawings are meant to be a general guide,
they should not preclude other forms of landscaping.

The mao on the followina oaae indicates where these



Landscaping Locations
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Landscaping in Parking Lots
The goal of these requirements is to soften large areas of parking with trees and groundcover. Landscaping in parking lots can
cause a dramatic visual improvement in any commercial area. It also can define parking rows and stalls, making parking lot
circulation more easily understood. This landscaping shall be provided as follows:

o In areas with over 30 parking stalls, excluding other required landscaping, three precent of the area should be land
scaped,

o One tree for every five spaces should be provided, reasonably distributed throughout the parking lot,
o No parking space should be more than 60 feet from some landscaping,
o Permanent curb and/or structural barriers should be provided to protect the plantings, and
o A minimum of 40 percent of the trees should be evergreen.

Deciduous trees are recommended for use in parking lots. They provide shade in summer and their canopy type growth does
not restrict sight lines, an important safety aspect.



Access Guidelines
The goal of these guidelines is to improve both traffic flow and pedestrian safety. The guidelines would better define walk
ways and sidewalks, and control access points to commercial streets, Internal site design is also important. The way that
buildings, parking areas and walkways work together determines the efficiency of the total system. Well designed sites
benefit both the user and the property owner.

The following are recommended guidelines:

o Lots with less than 75’ of street frontage should be limited to one driveway,
o Lots with over 75’ of street frontage should be limited to two driveways,
o Joint use of driveways serving two adjacent properties is encouraged,
o No driveway should be closer than 35’ from an intersection,
o Abandoned driveways and curb cuts should be properly restored,
o Driveways should be defined and emphasized by Street frontage landscaping, and
o An identifiable pedestrian walkway should be developed linking the street to the store. This walkway should

be distinguished from parking lots by curbing, change in elevation, texture or strips of landscaping which make
it an identifiable path.

The pages which follow describe specific property groups. Drawings and text illustrate one possible application of these
guidelines. These examples are not meant to preclude other types of site organization.

The map, opposite, indicates the property groups for which these guidelines are proposed.
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Property Group I
The concept shown opposite, emphasizes infill of vacant commercial land, joint use of parking areas and development of a
new, mid-block north-south access street.

1. This commercial building is shown with good pedestrian access to NE 180th St. It’s relation to 15th Ave. NE is
similar to those buildings to the south. Right-of-way for a half street, along the western property line, should be
dedicated as a condition of development. One new access point should be allowed north to NE 180th St., and one
should be allowed west to the new street.

2. This commercial building is shown using the rear portion of a partially developed site. Shared parking with the pro
perties north and south is encouraged. Right-of-way for a half street, along the western property line, should be dedi
cated as a condition of development.

3. This commercial building is also shown using the rear portion of a partially developed site. Parking would need to
be either shared with adjacent lots or placed below grader Right-of-way for a half street, along the western property
line, should be dedicated as a condition of development.

4. This commercial building is shown using the eastern portion of the site, adjacent to 15th Ave. NE. Sufficient parking
• exists on this site to allow new construction. Shared parking is encouraged however. A store front to street edge

relationship similar to those buildings to the north and south is also encouraged.

5. This large parcel, the north-west quarter of this block, is shown developed as townhouses. The type of development
would be allowed if the “potential” zone was actualized. This proposal anticipates that several parcels will be
assembled into one and recommends that a mid-block north-south street be developed. In addition, east-west private
streets would allow good access to each parcel. This development pattern would minimize the number of drive ways
onto 12th Ave. NE, protecting the character of the neighborhood to the west Right-of-way for these streets should
be required as a condition of development.

6-11 These six commercial buildings are shown surrounding a central parking lot. This is one of the largest undeveloped
areas in North City and generally suffers from poor access. Buildings 6, 8 and 10 back up to existing structures and
are oriented west to the parking area. Buildings 7, 9 and 11 turn their back to the residential area to the west and
face the parking area to the east. Good entrance signing on 15th Ave. NE, would emphasize the location of this new
commercial area.

12. This multi-family property is shown with parking adjacent to 12th Ave. NE. Two access points to 12th Ave. NE
should be allowed. A landscaped berm between the parking area and 12th Ave. NE would effectively screen the
parking area and would provide an attractive addition to the neighborhood.

13. This commercial building is shown at the northeast corner of the site, with parking behind. This location will help
emphasize the western entrance to North City and will result in good building visability. One access point to NE
175th St. and one to 12th Ave. NE should be allowed.

*KCC 21.50.050 Parking requirements for common facilities. Common parking facilities for two or more buildings or uses
may be provided in lieu of the individual requirements contained herein; provided, the total of such off.street parking facili
ties, when used together, shall not be less than the sum of the required parking facilities for the various uses computed separ
ately, unless the combined parking area is to occupy a site of five thousand square feet or more, then the parking require
ments as specified herein for each of two or more participating uses may be reduced not more than ten percent.
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Property Group 2
1. This multi-family building is shown with parking adjacent to 15th Ave. NE. Access should be limited to a single

point, if possible, due to the number of nearby driveways and the poor sight distance at this corner. As described
previously, a berm between the parking area and 15th Ave. NE would result in an attractive edge to the Street and
parking lot.

2. This commercial building is shown abutting the existing wood-frame structures on the site. Parking would remain at
the rear of the site and existing access points could be used. As is shown, the potential for a large amount of addi
tional development is possible.

3. This commercial property seems particularly appropriate for professional offices given the nearby multi-family and
office uses. Access to parking should come from NE 179th St., directly south. This parking area could provide a
through route to the multifamily development to the north.

4. This commercial building is shown oriented to the northwest corner of the site with parking behind. Parking should
be shared with neighboring properties, and be well signed to encourage its use.

5. This commercial building is shown behind the existing tavern and uses a portion of the existing parking area. Shared
parking is again encouraged to add some flexibility. Existing access points to this area could continue to be used.

6. This commercial building is shown south of the bank which fronts on NE 177th St. Its parking area would extend
that which currently exists southward. This site is a good candidate for mid-block development because it can be
easily seen from adjacent streets.

7&8 These two multi-family residential properties complete the eastern edge of the commercial area. Parking is shown
adjacent to NE 177th St. and could be shared by both developments. One access point from each property, to NE
177th St., should be allowed. A landscaped berm between the parking lot and the street would result in an smooth
transition to the residential area to the east.

9. This mixed-use building iS shown oriented to the parking area, directly west. This design anticipates ground floor
commercial space with two storys of apartments above. Residential parking could be beneath the top two floors, at
the eastern edge of the site. The commercial parking area is located to the east and continues that described pre
viously. When this parking area is complete, a north-south through street, parallel to 15th Ave. NE will result. This
new through route would decrease congestion on 15th Ave. NE and would improve circulation throughout the area.
Particular attention should be given to the landscaping treatment at the south end of this building, to emphasize its
partly residential nate re.
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Property Group 3
1, This small commercial building is shown occuping the south end of the site. Parking is located to the north, linking

15th Ave. NE with the supermarket parking lot. A single access point to 15th Ave. NE should be allowed.

2. This multi.family property lies directly north of an existing apartment building. Site organization should be similar
with the building oriented to the west and parking to the rear. This parking area could be linked with that to the
south, providing some additional circulation flexibility. One access point to NE 172nd St. should be allowed.

3. This multi4amily property is shown with the parking adjacent to NE 172nd St. and the building to the south.
Access should be limited to two points. As described previously, a landscaped berm between the parking area and
the street would improve the appearance of the street edge. It would also provide a smooth transition to the single~
family neighborhood to the east.
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Implementation

The future form of North City will be significantly affected by specific projects and by the actions of individual property
owners. In some instances, property owners will bear the responsibility for voluntarily upgrading their property to the
proposed development guidelines. In other cases, conformance to these guidelines would be required as a condition of site
plan (building permit) review. Finally, improvement districts, require the cooperation and support of the property owners
who desire these improvements.

An improved business district requires a dedicated coalition of property owners. It is their support, or lack of it, which
will determine the future form of North City.

Projects, Priorities, Responsibilities and Costs
This section contains the estimated costs of the various capital projects and their relative priority. It also indicates respon
sibility for implementing these projects.

The varying availability of funding may affect the starting dates of these projects. For this reason, no time frame is
indicated. The priority of each project is the key element

Estimated costs are preliminary. As these projects near implementation a more detailed analysis of soils, drainage, specific
design elements, required right.of-way, etc. would be done by the responsible agency. This additonal information could
change the scope of work and the project cost.

Capital Projects

• Develop an improved sidewalk system along 15th Ave. NE from NE 170th St. to approximately NE 182nd St., if
extended; and along NE 175th St. from 12th Ave. NE to approximately 16th Ave. NE, if extended; and along NE

2 177th St. from 15th Ave. NE to approximately 17th Ave. NE, if extended.• Define the northern, southern and western entrances to the business district at 15th Ave. NE and approximately NE

3 182nd St., if extended, 15th Ave. NE and NE 170th St., and at 12th Ave. NE and NE 175th St.• Develop a crosswalk at the intersection of NE 180th St. and 15th Ave. NE.

KC DPW $175,000 Developed by King County Dept. of Public
1.4 Works
I Q.I

~ KC DPW $ 195,000 Cost estimate is for restriping and tree planting

1 ~ Property within the street R.O.W., funded in part by~. Owners an LID

KC DPW $5,000 Cooperative project between King County and

2 I Property the local communityOwners -
KC DPW $ 80,000 Developed by King County Dept. of Public

3 Works

,~/priority ,Aesp. ,Ast. /
/~Y1 2 3/ /cost/notes



Community Action Plan
The major goal of this Development Guide is to improve the function and appearance of the North City business district.
Capital projects and development guidelines are proposed to ultimately achieve this goal. However, this transformation
will be gradual. Speeding up this process if desired, will require both an organized community coalition and a strategy for
improvement.

THE COALITION

The community coalition is the key element. No project can succeed without a dedicated group willing to see a project
through to completion. They act as facilitators and negotiators. Most important, they provide vitality and continuity
when a project is between phases. Their commitment to a project often stimulates others into action.

In North City an ideal coalition would include three basic groups:

o Business operators,
o Property owners, and
o Area residents.

Each of these groups bring different viewpoints and skills to community projects. Business operators understand how the
district functions and how its quality affects their businesses. Property owners have an investment in the area and would
incur some improvement costs. Their ability to finance a project often determines its scope. Residents of the area support
the business district by shopping. They use the area extensively and often understand its needs as well as the business
operator or property owner.

A STRATEGY FOR IMPROVEMENT

Once a coalition is formed, a planned approach is needed. Following is a suggested series of projects which should improve
the appearance and mood of the area. It is not the only possibility. The first step by a coalition should be the development
of a program for improvement which they can support.

The proposal below includes four elements, each building on the previous one. These elements are:

o A neighborhood clean-up campaign possibly coinciding with “Earth Week”,
o Store front improvements and awning installations,
o A sidewalk improvement and tree planting project, and
o A neighborhood celebration.

A brief description of each element follows, If a coalition were to adopt these suggestions as their program, they would
thoroughly review each step and add those details which would make the program a success.

NEIGHBORHOOD CLEANUP

A neighborhood clean-up campaign would be a good first step. It would give the coalition an opportunity to test their
organizational skills without a large commitment of time or money. The coalition would be responsible for:

o Informing area business people of the project and generating support,
o Contacting civic groups for volunteers,
o Providing for debris collection at the end of the day, and
o Informing local papers of the project.

Each business operator would be responsible for cleaning up their own property. Litter collection, organizing outdoor
storage, weeding landscaped areas and sweeping parking lots and sidewalks may be all that is needed. An improved com
munity image is a likely result from this project.
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STOREFRONT IMPROVEMENTS

The second step could be the organization of a storefront improvement project including the installation of new awnings over
the sidewalk. Most buildings in the area are structurally sound. What they lack is a common identity or image which will
appeal to shoppers. This can be accomplished through storefront improvements and the addition of a common style of
awning to provide rain protection. The coalition would be responsible for:

o Informing area business people of the project and generating support,
o Selecting a suitable style or color of awning,
o Encouraging storefront improvements,
o Coordinating the timing of these improvements to give an image of “action”, and
o Informing local papers of the project.

Most storefronts are in good structural condition. What they need is some new paint and more attention to window displays.
The dollar outlay for this would be relatively minor.

The awning installation is more involved. Awnings are not appropriate for some businesses such as gas stations. Other busi
nesses already have good awnings, either temporary or permanent, which need not be replaced. However, several business
could benefit from rain protection at their storefront. The coalition could encourage those businesses which would
benefit most from this addition to participate. When this step is completed the business district will be well on its way to
better appearance.

SIDEWALK IMPROVEMENTS

The third step in this proposal would involve some sidewalk improvements and a street tree planting program. This project is
more complex and would require some decisions about the scope and form of the project. Basically, this project involves
implementing Project 1, Phase 2. The coalition would be responsible for:

o Determining which of the two methods proposed in Project 1, Phase 2 is to be used,
o Organizing property owners to either plant trees on their property or participate in an LID for sidewalk widening,
o Coordinating property owner participation with King County,
o Monitoring progress, and
o Informing local papers of the project.

As explained in the description of this project on page 25 , a decision must be made about the scope of this improvement.
One method depends on good voluntary efforts by property owners. The other will probably require a local improvement
district (LID) to fund a portion of this project.

Whatever method is used, a sidewalk and street tree improvement would be very beneficial to the business district. When
combined with the recommended capital projects, it will help unify the business district.

NEIGHBORHOOD CELEBRATION

If the first three steps are completed, a celebration would be in order. This could take the form of a parade or festival. It
could be designed as a thank you to the businesses who participated, and to the surrounding neighborhoods that support
the area with their shopping dollars. The coalition would be responsible for:

o Determining the type of celebration,
o Lining up participants,
o Getting any necessary permits,
o Cleaning up after the events, and
o Informing local papers about the celebration.

This celebration would be a good opportunity to increase people’s awareness of North City. It could become an annual
spring or summer event, similar to those held in other business districts.

47









Contents
1 INTRODUCTION
1 STUDY AREA

3 ANALYSIS
3 COMMUNITY CONCERNS
5 EXISTING ZONING
7 EXISTING LAND USE
9 SHAPE OF THE BUSiNESS DISTRICT
11 MARKET AREA STUDY

14 VACANT AND MARGINAL USE LAND
15 TRAFFIC VOLUMES
17 DEVELOPMENT POSSIBILITIES
19 EXISTING CAPITAL PROJECTS

20 RECOMMENDATIONS
21 CAPITAL PROJECTS
30 DEVELOPMENT GUIDELINES

45 IMPLEMENTATION
45 PROJECTS, PRIORITIES, RESPONSIBILITIES AND COSTS
46 COMMUNITY ACTION PLAN



Introduction
The North City Business District Development Guide is the result of a special study of the North City business district. This
study was requested by area business people during the King County Council’s review of the Shoreline Community Plan,
adopted in August 1980. This Development Guide is one of a series of studies directed at improving unincorporated business
areas within King County. A primary goal of this Development Guide is to improve the function and appearance of the
North City business district, making it a focus for the community. A vital, attractive business district often results in
stronger surrounding neighborhoods. Capital projects and guidelines for new development are included. Major elements of
this development guide propose traffic improvements, improved landscaping and pedestrian improvements.

Community review and support of these proposals is important; some projects will require partial funding by the com
munity. After public review of the draft North City Business District Development Guide, a final proposal will be pre
sented to the King County Council for adoption by ordinance. After it is adopted by the Council, this Development
Guide will be used by the County Executive, Council and the Zoning and Subdivision Examiner, when making decisions
about North City.

Study Area
The North City business district is located in the eastern portion of the Shoreline planning area. The business district is
generally bàunded by NE 182nd on the north, NE 169th St. on the south, 12th Ave. NE on the west and 18th Ave. NE on
the east.

The commercial area of North City lies within 500 feet of 15th Ave. NE and is centered on the block between NE 175th St.
and NE 177th St.

Vicinity Map

It
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Analysis
Community Concerns
Questionnaires were distributed at the beginning of this study to identify the concerns of area business people and residents.
Of the 64 businesses within the study area that were contacted, 49 or about 76% responded. The results of this questionnaire
established that:

o There is approximately 190,000 sq. ft. of commercial space in North City,
o 25% of area businesses have plans to expand, and
o 75% would like to remain in the area.

Business people in North City felt that the five worst problems within the business district were:

• -. o A lack of marketing or advertising of the business district,
o Insufficient space,
o Too few or the wrong mix of businesses,
o Poor customer access, and
o Poor transit service.

Business people indicated that the following improvements would have the greatest benefit to the entire area:

o Improved traffic circulation,
o Stronger identity,
o Improved sidewalks,
o More parking,
o More concentration of the shopping area, and
o Better landscaping.

NORTH CITY Questionnaire
BUSINESS DISTRICT STUDY* EING COUNTY

OEPt OF PLANNW4G AND COMMUNITY DEVELOPMENT 3447605

1. cc’., fIcar area does your buSuoeee roocrv?
30, ft. •;rc:eaoe:o Leave.,: crease cvvL4e

2. Does your DusOoses cave drfvvuve DIane oovaad at

a.. eyou;lai:oleaney,u.—yresen-.Lcoaruvn?

:00 cod to leave you: Dreamt I: ODOD. .0:_I: ycu

5. 00 Deed core v0OoIv~ yes c . :0 :es, coo

8. ou .~oo .v:auc 0. for. d_n
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A similar questionnaire was mailed to approximately 4400 residents of the North City area. About 350 questionnaires were
returned and the results indicated that:

o Most residents shop twice a week in North City,
o Grocery stores, banks, drug stores and auto related businesses were frequented most often,
o 73% of area residents do the majority of their shopping for convenience items in North City, and
o The majority of area residents also shop for convenience items at NE 145th St. and 15th Ave. NE, and at Lake

Forest Park.

Area residents indicated that the following improvements would have the greatest benefit:

o Better traffic circulation,
o Better landscaping,
o Better sidewalks,
o More parking, and
o Pedestrian streets and malls.

Residents and business people are generally in agreement about what they feel is necessary to improve North City. The
results of these questionnaires, along with information gathered at public meetings, forms the basis for the specific projects
described in the section: “Recommendations”.

resident
questionnaire

‘~PES5
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___________ Stores ___________;oroerlseaoty 00005
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__________‘OIOeSOr onStreetcinalls
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Existing Zoning
The majority of land in the North City area is zoned single-family residential (RS-7200). This zoning surrounds the business
district, separating it from other, smaller commercial areas.

Within the business district, the majority of land is zoned for commercial use, either general commercial (C-G) or community
business (B-C). This area lies along NE 175th St. and along 15th Ave. NE. Abutting the commercial area are various densities
of multi-family residential zoning (RM-900, RM.1800, RM-2400, and RD.3600). In some areas these zoning categories
provide a transition from commercial areas to single family neighborhoods. In others, commercial zoning is directly adjacent
to single-family.

The zoning synopsis, below, farther describes the zoning categories found in the North City area.

Zoning Synopsis
CG-Gane,aI Commercial Classification

Provides for the grouping of enterprises which may involve some on
premise retail service but comprised primarily of those with outside
activities and display or fabrication: assembling including manu
facturing and processing in limited degree. These uses, if permitted
to locate in strictly on premise retail and service areas, would
introduce factors of heavy trucking and handing of materials that
destroy the maximum service and attraction of strictly retail areas,
With the exception of trailer parks, dwelling units are not permitted,
CD-Dimensional Standards
lot coverage: 100 percent
permitted floor area: not more than 3Y~ times lot area
height: 35 feet. Height may be increased 1’ for each additional

foot of tide and rear yards.

BC- Community Business Classification

Provides for the grouping of similar type enterprises including
recreation, entertainment and general business activities,but exclud
ing uses relying on Outdoor sales, It is a further ob(ective to concen.
trace a maximum variety of facilities as a contribution to the conve
nience of shoppers and patrons on a community-wide basis, Dwell
ing units are excluded from this classification.
BC-Dimensional Standards
lot coverage: 100 percent
permitted floor area: riot more than 3 times lot area
height: 35 feet. Height may be increased 1’ f or each additional

cot of side and rear yards.

BR-C Mixed Business Residential Use, Commuaigy Scale

Provides for the location of mixed commercial lie., retail and
officel and residential use projects, for increased diversity in oppor
tunities for desirable housing, and increased vitality of community
business areas.
BRC- Dimensional Standards
minimum lot area: 900 sq. ft., except that mixed use developments

which meet certain conditions may redace lot
urea to 450 sq. ft.

permitted floor area: two times the square foot area of the
baildable portion of the lot: except proiects
that enclose all required parking may build
six times the square foot ares of the build-
able portion of the lot.

lot width: 60 feet

PM 900 Maximum Density Multiple-Dwelling Rasxricted Sarvica
Classification

Establishes areas permitting the maximum population density and
also permits certain uses Other than residential, e.g.. medical, dental,
social services and certain professional offices.
PM 900- Dimensional Standards
win, lot area: 7200 sq. ft.
mis. lot width: 60 feet
lot coverage: 60 percent for residential uses
Irorit, side & rear yards: same as PM 2400
permissible floor area: two limes the area of lot: does not

apply to dwelling units if the only use on
the lot

lot area/dwelling unit: 900 square feet
height: 35 feet. Height may be increased 1’ for each additional

foot of side yard.

RM 1BOO High Dannigy Multiple-Dwelling Classification

Provides a higher density for the accornmodxtion of those who
desire to line in a residential atmosphere without the necessity of
individually maintaining a dwelling unit.
RM 1800. Dimensional Standards
win, lot area: 7200 sq. ft.
win, lot width: 60 feet
lot coverage: 50 percent
front, side & rear yards: tamest PM 2400
lot area/dwelling unit: 1800 sq. ft.
height: 35 feet. Height may be increased 1’ for each additional

foot of side yard

RM 2400 Medium Density Mulsiple-Owalling Classification

Establishes areas permitting a greater population density while
maintaining a residential environwant consistent with such density.
RM 2400-Dimensional StandardS
rein, lot area: 7200 sq. ft.
mis. lot width: 60 feet
lot coverage: 50 percent
side yard: 5 feet
front yard: 20 feet: key & transitional lots 15 feet
rear yard: 5 feet for dwelling units
lot area/dwelling unit: 2400 sq. ft.
height: 30 feet. Non residential buildings and stn,ctures may be

increased by 1’ for each additional foot of side yard to a
maximum of 50 feet.

RD 3600-Two-Family Dwelling Classification

Permits limited increase in density while maintaining a family
living environment.
RD 3600-Dimensional Standards
win, lot area: 7200 sq. ft.
win. lot width: 60 feet
Cot coverage: 35 percent
side yard: 5 feet
front yard: 20 feet: hey & transitional lots 15 feet
rear yard: 5 feet for dwelling units
height: 30 feet. Non-residential buildings and structures may be

increased by 1’ for each additional foot of side yard to a
maximum of 50 feet.

RT Residential, Townhouse

Provides for townhouses (single family dwelling attached by com
mon side walisi either on individually platted lots oron a commonly
held site, in a residential environment.
PT-Dimensional Standards
win. lot area per dwelling’: varies from 1600 to 3600 sq.ft.
lot coverage: 50% for townhouses, 35% for detached dwellings
side yard: 5 feet for townhouses at end of row
front und rear yard: front 25 ft. rear 20 ft.: front and rear yards

way vary by tO ft., provided each lot hasa
total of 45 ft. of front and rear yards.

lot coverage: 50% structures, 15% imprevious surfaces
height: same as PS. except that when rows of townhouses are

arranged east-to-west, the southerly row’s height and rear
setbacks must allow a 20 degree sun exposure plane to
reach the base of the northern row of townhouses.

~NOTE: lot clustering is allowed in the RT zone provided the
average allowable density is not exceeded.

RS Residential Single Family Classification

Provides an area for single family dwellings and townhouses at
urban densities and other related uses which contribute to a com
plete urban residential environment. These other uses, churches.
schools, libraries, etc., are considered compatible with tingle family
residential uses.
PS 7200-Dimensional Standard,
rein, lot area: 7200 sq. ft.
win, lot width: 40 feet
lot coverage: 35 percent -

front yard: 20 feet. key & transitional lots may be reduced to 15’
side yard: 5 feet
rear yard: 5 feet for dwelling units
height: 30 feet: non residential buildings way be incresed by 1’

for each additional foot of side yard to a maximum of 50
feet.
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Existing Land Use
Many different land uses are allowed within each zoning category. The map below shows the current land use in North City.
It gives a more accurate picture of the way land is used than the zoning map on the previous page. One example of this
difference is professional office uses, which are located in commercial zones throughout North City. Community facilities
and parks are also shown on this map.

The map on the opposite page shows the types of businesses that are located in North City. This map provides additional
information about how individual parcels of land are used.
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Community Businesses
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Shape of the Business District
Two streets, NE 175th St. and 15th Ave. NE provide access to the commercial area. 15th Ave. NE is a major north-south
arterial which serves the eastern half of the Shoreline area, It continues through North City to the county line at NE 205th
St. NE 175th St. runs east from Interstate 5 to North City, providing a major commuter route to Seattle and Lynnwood.
East of North City, the character of NE 175th St. changes from that of a major arterial to a residential Street.

The business district has developed along these two arterials. Virtually all Street frontage is used. However, the interior of
Some commercial lots are vacant providing Some room for growth. This aspect is further described in the Section “Vacant and
Marginal Use Land.”

Multi-family residential developments lie northeast and iouthwest of the business district. These uses provide a smooth
transition to the adjacent single family neighborhoods. Northwest and southeast of North City, commercial development
abuts single family areas.

The single family neighborhoods which surround North City separate it from other commercial areas. This separation pro
vides an identity for North City by giving it observable limits.
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Market Area Study
This section provides information on various characteristics of the market area and also estimates the level of retail business
activity in North City. Based on this assessment, business district needs and opportunities are identified.

TYPE OF BUSINESS DISTRICT

Business districts are categorized as neighborhood, community or regional centers depending on size, population served and
the range of goods and services sold by the different businesses. North City functions most like a neighborhood center. It
has 67 businesses, 33 are retail stores, 19 are offices and 15 are other commercial operations. These businesses occupy about
190,000 square feet. The commercial area serves a population of just under 14,000 people.

THE MARKET AREA

The market area extends 3/4~11/2 miles from the center of the business district, It is generally bounded by 1-5 on the west,
35th Avenue NE on the east, NE 195th St. on the north and NE 145th St. on the south~ A number of shopping centers
surround North City. These include: Aurora Village, Lake Forest Park, Ballinger Road, the center at 15th Ave. NE andNE
145th St., and the strip development along Aurora Avenue and Bothell Way.

POPULATION AND INCOME

Retail activity in North City is directly related to characteristics of the population; how many people there are, how much
money they have and where they go to spend it. The North City market area contained about 4,400 households and a
population of 14,700 people in 1970. A 1979 estimate, and 1980 census data, indicate that the population has decreased by
about 900 people since 1970, While population decreased the number of households increased by 650, indicating that there
are fewer people per household. Available information indicates that household size decreased from 3.4 persons in 1970 to
2.7 persons in 1980.

There are a wide range of incomes in North City. The average income in 1970 was about $12,800, slightly higher than the
county-wide average. In 1980, the average income was estimated to be $19,000. The percentage of people with low and
moderate incomes is probably very close to what it was in 1970; 20% with moderate incomes and 3.5% below poverty.

This population and income information generally indicates that the amount of disposable income has and will continue to
increase. This results from the smaller household size coupled with the greater number of households. These two changes
usually mean that there are a greater number of two income households, increasing the total amount of disposable income
within the market area.

CHARACTERISTICS OF BUSINESS DISTRICTS IN COMPARISON TO NORTH CITY

NEIGHBORHOOD BUSI- COMMUNITY BUSINESS NORTH CITY
NESS DISTRICT DISTRICT BUSINESS DISTRICTCHARACTER ISTIC

USES Convenience retail, services, Convenience and compari- Convenience retail, general
offices, mixed use, multi- son retail, offices, services, commercial, office use multi
family residential govn. facilities, light indus- family residential, govn.

try, general commercial, facilities
multi-family residential

SIZE OF MARKET AREA 1•2 mile radius 3.4 mile radius 3/4-1Y~ mile radius

POPULATION OF MAR. 20,000 60,000 - 80,000 13,800
KET AREA

NUMBER OF BUSINESSES 15 16 -50 65

TOTAL SPACE OCCUPIED 30,000- 120,000 sq. ft. 100,000 - 350,000 sq. ft. 190,000 sq. ft.
BY BUILDINGS
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Market Area Study
DEMAND AND SUPPLY ANALYSIS

The demand and supply analysis provides business owners with the information they need to make a number of business
decisions. Those who want to increase sales need to know if there is sufficient uncaptured demand in the market area to
justify additional marketing attempts or expansion of their buildings. Similarly, businesses looking for new locations need to
know if there is enough uncaptured demand in the area to justify them locating there.

This analysis was prepared using the following method. Businesses were grouped by type into six different categories: food
stores; food service (restaurants, fast food, taverns); personal services; personal care products; home improvements; and other
retail. Supply, or the volume of potential sales, was calculated by determining the square footage of the different categories
of businesses, then multiplying it by an average annual sales figure per square foot. Determining demand involved multiplying
the population of the market area by an average annual per person, or household, expenditure for the goods and services sold
by the different businesses.

The table below shows the results of this analysis. Demand for all goods and services sold in the district is greater than the
sales capacity of the businesses. Restaurants, personal care products stores and other small retail operations such as a hobby
shops, sporting goods/photography stores or specialty clothing stores, have the greatest opportunity for increased sales.
Grocery and other types of food stores have the least opportunity for growth.

Given present and future conditions in the market area, North City will remain an important neighborhood business
district. The primary business activity will continue to be the sale of retail goods and services which meet the day to day
needs of local residents. In addition to retail businesses, there will be a number of offices and other commercial opera
tions.

Changes in the number and make-up of households, and income patterns show that disposable income has and will con
tinue to increase. This trend, along with the large amount of uncaptu red demand, means there are opportunities for the
steady growth of businesses. Along with improving the function and appearance of the district, individual businesses, and a
local business association, should aggressively market the district to take advantage of opportunities to generate more business
activity in North City.

Uncaptured
Type of Business Supply Demand Demand

Food Stores $9,796,700 $11,922~000 $2,125,300
Groceries
Bakery
Meat Market

Food Service 1,279,100 6,262,200 4,983,100
Restaurants
Fast Food

Personal Services 246,100 720,300 474,200
Beauty Shop
Barber
Cleaning

Personal Care Products 377,200 1,690,500 1,313,300
Drug Store
Grocery Store

Home Improvements 746,500 1,131,900 385,400
Hardware
Lumber
Garden

Other Retail 389,000 1,014,300 625,300
Clothing
Shoes

l3Totals $12,834,600 $22,741,200 $9,906,600



Vacant and Marginal Use Land
The map, below, indicates vacant and marginal use commercial property in North City.

Vacant land is defined as that additional land which could be developed under existing zoning. In some cases, this land
may currently be used as extra parking for some businesses, Its location, or lack of good access, may have prevented
development in the past. V

Marginal use land is that which has a higher use allowed by existing zoning. One example is a single family home on a lot
which is zoned for a commercial use.

These two categories, vacant & marginal use, contain approximately 300,000 square feet of land. This amount of site area
would typically yield about 100,000 square feet of one story building when developed. If additional floors were built,
this figure would increase accordingly.

V Development of this land will require some physical improvements to the auto/pedestrian circulation system and some

guidelines for new development These improvements and guidelines will help ensure that this additional development
compliments and supports existing businesses, insiead of aggravating old problems. These physical improvements and
development guidelines are further described in the section: Recommendations.

Vacant Land

Marginal Use Land
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Traffic Volumes
The map, opposite, depicts current volumes of traffic per day in North City.

As previously described, 15th Ave. NE and NE 175th St. are the major arterials serving the business district. 15th Ave. NE
provides a north-south connection between Seattle and Snohomish County. NE 175th St. links North City to the freeway
which lies approximately 10 blocks west. Traffic volumes on these streets range from about 12,700 to 15,600 vehicles per
day. Other streets in North City function as neighborhood collectors or collector arterials, bringing traffic from the
surrounding residential areas to North City.

In general, the street system in North City is adequate. For example, either NE 175th St. or 15th Ave. NE could handle
an additional 6000 cars per day and still be within accepted standards.

The Shoreline Transportation Study, developed during earlier work on the Shoreline Community Plan, looked at future
volumes of traffic throughout the area, Information relating to North City predicts that total traffic volumes will increase
only slightly in the next ten years, on the order of two to ten percent depending on the street considered. In addition,
population predictions as described in the Market Area Study show that the total population will remain stable or decline
slightly. These factors indicate that major Street system improvements should not be necessary within ~the next 6 to 10
years;

However there are some ways the street system can be improved Street system projects will concentrate on operational
improvements, pedestrian crossings and sidewalk improvements.
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Development Possibilities
The intent of this development guide is to propose capital projects and development guidelines .which will result in an im
proved business district. These projects and guidelines are directed toward improving the function and appearance of the
commercial area. The map, opposite, indicates some development possibilities for the business district. These possibilities
include:

o Encouraging full development of vacant or marginal use commercial property,
o Improving the function of the street system,
o Improving existing sidewalks and walkways,
o Developing new crosswalks, walkways and sidewalks where none exist,
o Providing improved landscaping within Street right-of-ways,
o Encouraging improved landscaping on private property,
o Improving the identity of North City by emphasizing entrances to the business district,
o Encouraging full development of existing multi-family properties, and
o Improving existing store fronts.

These possibilities form the basis of the next Section: Recommendations.
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Recorn rnendatiöns
This section contains proposals for a variety of improvements for North City. Some improvements are in the form of
capital projects, specific construction projects which will correct a existing deficiency. Others are proposed as develop
ment guidelines for new and existing businesses. Finally, some general goals are defined which will help guide future
decisions about North City.

The first portion of this section proposes capital projects. The map, below, indicates the location of these projects. The
projects are described in further detail on the following pages.

Capital Projects
1~. Develop an improved sidewalk system along 15th Ave. NE from NE 170th St. to approximately NE 182nd St., if

extended; and along NE 175th St. from 12th Ave. NE to approximately 16th Ave. NE, if extended; and along NE
177th St. from 15th Ave. NE to approximately 17th Ave. NE, if extended.

2. Define the northern, southern and western entrances to the business district at 15th Ave. NE and approximately NE
182nd st, if extended, 15th Ave. NE and NE 170th St. and at 12th Ave. NE and NE 175th St.

.Develop a crosswalk at the intersection of NE 180th St. and 15th Ave. NE.
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Project 1 Develop an Improved Sidewalk System

Good sidewalks reduce traffic congestion by providing an additional way to move from business to business. In areas like
North City which have a large amount of multi-family housing nearby, sidewalks become an important link between the
business district and surrounding neighborhoods. The existing sidewalk network in North City is adequate. However, it is
missing some key segments which could greatly improve the total system.

The map, opposite, depicts the scope of improvement that is proposed. Areas which require new sidewalks and street trees
are shown. This project has been divided into two phases, based on street configurations. Generally, first phase improve
ments would take place within county right-of-way where sidewalks do not exist. These areas have enough additional right-
of-way width to accommodate the sidewalks. Second phase improvements are proposed for those areas where sidewalks are
located on private property, adjacent to the roadway. The first phase includes those segments along NE 175th St., from
12th Ave. NE to 15th Ave. NE, and along NE 177th St. from 15th NE to about 17th Ave. NE, if extended. The second
phase would improve those sidewalks along 15th Ave. NE from NE 172nd St. to about NE 182nd St. if extended. In
addition, some smaller segments on NE 175th St. and NE 177th St. east of 15th Ave. NE, and on NE 180th St. west of
15th Ave. NE, would be improved.

When this total sidewalk improvement is complete, pedestrians will find the North City business district safer and easier to
use. The pages which follow describe this project and its two phases in greater detail.
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Project 1: phase 1
The first phase of this project proposes that new sidewalks be constructed within the Street right-of-way, in the areas
shown on the map below.

The portion of this project which is along NE 175th St. currently has gravel/dirt walkways that are in poor condition.
This segment is along a primary route to the commercial area for both pedestrians and automobiles, Its condition is both a
safety hazard and a visual blight. At the northwest end of this project, a ramp and additional landscaping is proposed to
connect the existing street end to NE 175th St. This area is now a dirt slope which is heavily used by pedestrians.

The portion along NE 177th St. has no pathway at all. People living in the multi-family area east of North City must walk
in the Street to get to the business area, creating another unsafe situation.

These sidewalks would generally be eight feet wide and would include street trees and an evergreen ground cover. The
drawings, opposite, further describe these two projects.
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Project 1: phase 2
The second phase of this project would generally take place in those areas where the existing sidewalks are on private pro
perty. The drawing, below, shows the current configuration of 15th Ave. NE. The street right-of-way is filled by four
travel lanes and two parking lanes. The sidewalks are directly adjacent, outside of the right-of-way on private property.

Two methods of achieving a sidewalk/landscaping improvement are possible. One method, Alternative A, would place street
trees outside of the sidewalk, on private property, providing a good definition of the sidewalk edge. This location also would
provide some protection from automobiles in adjoining parking lots.

The second method, Alternative B, would involve restriping 15th Ave. NE to five lanes, adding a two way left turn lane
(TWLTL). This restriping would result in the same number of travel lanes but remove the existing on-street parking. This
restriping would allow Street trees to be planted within the right.of.way and allow the sidewalk to be widened to about eight
feet The loss of on street parking would impact some businesses which have little parking of their own. For this reason,
restriping should not be undertaken until a majority of business people along this street approve of the proposal. In addition,
a local improvement district (LID)*, which requires majority consent, would probably be necessary to fund a portion of this
project.

One of these methods should be used to improve sidewalks and increase landscaping along 15th Ave. NE. Area property
owners and business people should decide which improvement is most appropriate.

Existing Condition

* Briefly, LID’s are often appropriate when property owners want to undertake a major improvement. Generally, a portion of
the project is paid for by property owners, based on the percentage of the project which abuts their property. When 60% of
the owners agree to participate, the LID is formed. One benefit of this method is that the property owners, together, pay
only about 50% of the total project cosst. The remainder may come from county road funds or federal grants. Costs can also
be spread over a period of up to 20 years, resulting in a low per year cost to each individual.

sidewalk

right•of•way (60
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Project 2 Define the northern, southern and western entrances to the business district.

As was shown in the section “Traffic Volumes”, 15th A~e. NE and NE 175th St. are the two major arterials which serve
North City. This project proposes that the entrances to the business district be reinforced along these arterials to help pro
vide an identity to North City. This feeling of entrance is an important step in making people aware of the commercial
area.

The sidewalk/landscaping improvements proposed in Project 1 will help emphasize this aspect. This project proposes two
additional elements; a “25 MPH” pavement marking to encourage compliance with the existing speed limit, and a “Wel
come to North City” sign located at the edge of the street. A typical pavement marking is shown below. The drawings
opposite, show the location of these improvements in greater detail.

The “Welcome to North City” sign should be designed by members of the community, perhaps the result of a local design
competition. Not only would the design of the welcome sign come from the community, but the competition itself could
help improve community spirit.

Pavement Marking
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Entrance

West
Entrance
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Project 3 Develop a crosswalk at the intersection of NE 180th St. and 15th Ave. NE.

This proposal is for a new crosswalk located at NE 180th St. and 15th Ave. NE. This intersection is used by a large number
of pedestrians, Its location near a corner, and at the crest of a hill, make visibility difficult. A traffic signal would not be
needed initially. However, with the fire station close’by on NE 180th, and the large amount of traffic on 15th Ave. NE, a
signal is desirable in the future.

This crosswalk should be striped with wide white bars, instead of the standard two narrow parallel lines, to increase
visibility. This type of crosswalk is further described in the section: Guidelines for Sidewalk Development. When this
new striping is used, all other crosswalks in the business district should be similarly painted. If crosswalks are striped
differently, they become difficult to see. A driver used to seeing boldly marked crosswalks may miss seeing one which is
more traditionally striped.
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Development Guidelines
This portion of the recommendations section proposes guidelines for new and existing developments in North City. Two
methods could be used to carry out these guidelines.

One method would involve voluntary community action. Existing businesses could improve their property to the proposed
guidelines in order to contribute to a general upgrading of the business district.

The second method would be to apply these guidelines as conditions of new development. Conformance to these guidelines
would be required during review of building permit applications and future zoning re-classification requests. This method
would insure that any new construction or major remodeling would be compatible with the goals and desires of the
community.

Both methods of realizing these guidelines should be used.

The sidewalk, landscaping and access guidelines are each first discussed generally. Drawings and descriptions indicate the
,desired result. Then, these general guidelines are shown as they apply to specific properties in North City.
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Guidelines for Sidewalk Development
A uniform treatment of sidewalks can provide a feeling of continuity within the business district. A common treatment also
helps unify various widths and configurations of sidewalks. The drawing, opposite, depicts a typical section of sidewalk. The
map which follows indicates where sidewalks should be developed.

Also shown is a proposal for crosswalk striping. This method of marking crosswalks has been used successfully in other
areas of the country. It is especially effective in commercial areas where drivers are often distracted by advertising signs
and traffic congestion.

STREET TREES

Street trees provide visually pleasing results at low cost. They soften and define the edges of the street and provide a
pleasant environment for the pedestrian and shopper. In areas such as North City which have mature trees, street trees
reinforce the visual qualities of the existing vegetation.

Street trees should be placed in openings about four feet in diameter to ensure that an adequate amount of moisture will
reach the soil. The openings can be covered using a variety of methods. Tree grates provide protection and allow for easy
passage of moisture. Perforated concrete payers, while not as visually rich, serve a similar purpose. Any method used
should allow for expansion to accommodate tree growth.

Street trees should be planted a maximum of thirty feet, trunk to trunk. Closer spacing is often appropriate. Trees should
be placed at least 2’O” from the street edge—3’O” if space allows. This distance will afford some protection from passing
vehicles; particularly tall vans and buses.

Deciduous trees are recommended. Given our climate with its numerous gray days, it is desirable to have maximum sun
penetration in winter and some shade in summer, which deciduous trees provide. In addition most coniferous species do
not lend themselves to the pruning of lower branches, necessary for clearance. Many deciduous species develop naturally
into a canopy type growth, which allows sufficient clearance.

The following are some commonly recommended species. There may also be other species suitable for use as street trees.

SMALLER MEDIUM LARGE
TREE STREET BOULEVARDGenus Specie Variety Common Name

Acer campestre Hedge maple
Acer ciavidi David’s maple
Acer piatanoides Norway maple
Acer pseudoplatonus Pianetree maple
Acer rubrum F~ed maple
Acer saccharum Sugar maple
Aesculus carnea Rhorsechestnut
Aesculus hlppocastanum Horsechestnut
Betula nigra Black birch
Betula papyrifera Paper bIrch
Carpinus betulus E.uro~ari huifli~carn
Carpinus caroliniana American horn beam
Castanea moliisima Chinese chestnut
Castanea sativa Spanish chestnut
Cercidiphulium ipporlicum Katsura tree
Dovidia involucrata Dove tree
Fagus sylvatica European beech
Fagus sylvatica cuprea Copper beech
Fagus sylvatica purpurea Purple beech
Ginkgo blioba Ginkgo
~leditsia triacanthos inermus Thornless honey locust
Liguidambar styracifula Sweet gum
L.iriodendron tulipifera Tulip tree
Magnolia kobus Kobus magnolia
Malus SOP. Flowering crabanoles
-‘latanus acerTo~,a London plane
Prunus spp. Flowering cherries
Quercus borealis Red oak
Quercus cocclnea Scarlet oak
Quercus hex Holly Oak
Tiiia cordata Linden basswood
Umbeliularia californica California laurel
Zeikova Serrato Zelkova



Typical Sidewalk
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Sidewalk Locations
The map, below, indicates where new sidewalks with street trees should be developed. The sidewalks shown would be devel
oped in one of three ways:

1. By King County as part of a capital improvement project,
2. By King County and property owners as part of a Local Improvement District, or
3. By property owners as a condition of new development.

Basically, these improvements would be required on all street frontage adjacent to multi-family, commercial or public/in
stitutional development. In areas where sidewalks exist, some minor improvement or tree planting may be all that is
needed. Where no sidewalks currently exist, a more complete upgrading will be necessary.

This method of sidewalk improvement will eventually result in a complete sidewalk network for North City which will link
major residential devlopments to the commercial area.
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Landscaping Guidelines
The guidelines in this section are based on the county-wide landscape ordinance. The intent of the ordinance is to:

1. Provide a landscaped buffer between different intensities of land use,
2. Provide landscaping along Street frontage, and
3. Provide landscaping within parking lots.

Landscaping will result in reduced conflict between different land uses and a more attractive environment. New develop
ments in North City are required to comply with these guidelines. Existing businesses being remodeled would have to
comply, if the cost of remodeling is more than 50% of the value of the structure.

The drawings, below, depi&t the various types of required landscaping. These drawings are meant to be a general guide,
they should not preclude other forms of landscaping.

The map on the following page indicates where these types of

.evergr~n trees

would be required.
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Landscaping in Parking Lots
The goal of these requirements is to soften large areas of parking with trees and groundcover. Landscaping in parking lots can
cause a dramatic visual improvement in any commercial area, It also can define parking rows and stalls, making parking lot
circulation more easily understood. This landscaping shall be provided as follows:

o In areas with over 30 parking stalls, excluding other required landscaping, three precent of the area should be land
scaped,

o One tree for every five spaces should be provided, reasonably distributed throughout the parking lot,
o No parking space should be more than 60 feet from some landscaping,
o Permanent curb and/or structural barriers should be provided to protect the plantings, and
o A minimum of 40 percent of the trees should be evergreen.

Deciduous trees are recommended for use in parking lots. They provide shade in summer and their canopy type growth does
not restrict sight lines, an important safety aspect.

4’ Mm, ~4’ Mmn~

• evergreen shrubbery/groundcover
deciduous or evergreen trees



Access Guidelines
The goal of these guidelines is to improve both traffic flow and pedestrian safety. The guidelines would better define walk
ways and sidewalks, and control access points to commercial streets. Internal site design is also important. The way that
buildings, parking areas and walkways work together determines the efficiency of the total system. Well designed sites
benefit both the user and the property owner.

The following are recommended guidelines:

o Lots with less than 75’ of street frontage should be limited to one driveway,
o Lots with over 75’ of street frontage should be limited to two driveways,
o Joint use of driveways serving two adjacent properties ~s encouraged,
o No driveway should be closer than 35’ from an intersection,
o Abandoned driveways and curb cuts should be properly restored,
o Driveways should be defined and emphasized by Street frontage landscaping, and
o An identifiable pedestrian walkway should be developed linking the Street to the store. This walkway should

be distinguished from parking-lots by curbing, change in elevation, texture or strips of landscaping which make
it an identifiable path. - -

The pages which follow describe specificproperty groups. Drawings and text illustrate one possible application of these
guidelines. These examples are not meant to preclude other types of site organization.

The map, opposite, indicates the property groups for which these guidelines are proposed.
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Property Group 1
The concept shown opposite, emphasizes infill of vacant commercial land, joint use of parking areas and development of a
new, mid-block north-south access Street.

1. This commercial building is shown with good pedestrian access to NE 180th St. It’s relation to 15th Ave. NE is
similar to those buildings to the south. Right-of-way for a half street, along the western property line, should be
dedicated as a condition of development. One new access point should be allowed north to NE 180th St., and one
should be allowed west to the new street.

2. This commercial building is shown using the rear portion of a partially developed site. Shared parking with the pro
perties north and south is encouraged. Right-of-way for a half street, along the western property line, should be dedi
cated as a condition of development.

3. This commercial building is also shown using the rear portion of a partially developed site. Parking would need to
be either shared with adjacent lots or placed below grader Right-of-way for a half street, along the western property
line, should be dedicated as a condition of development.

4. This commercial building is shown using the eastern portion of the site, adjacent to 15th Ave. NE. Sufficient parking
exists on this site to allow new constwction Shared parking is encouraged however A store front to street edge
relationship similar to those buildings to the north and south is also encouraged.

5. This large parcel, the north-west quarter of this block, is shown developed as townhouses. The type of development
would be allowed if the “potential” zone was actualized. This proposal anticipates that several parcels will be
assembled into one and recommends that a mid-block north-south street be developed. In addition, east-west private
streets would allow good access to each parcel. This development pattern would minimize the number of drive ways
onto 12th Ave. NE, protecting the character of the neighborhood to the west Right-of-way for these streets should
be required as a condition of development.

6-11 These six commercial buildings are shown surrounding a central parking lot. This is one of the largest undeveloped
areas in North City and generally suffers from poor access. Buildings 6, 8 and 10 back up to existing structures and
are oriented west to the parking area. Buildings 7, 9 and 11 turn their back to the residential area to the west and
face the parking area to the east. Good entrance signing on 15th Ave. NE, would emphasize the location of this new
commercial area~ -- --

12. This multi-family property is shown with parking adjacent to 12th Ave. NE. Two access points to 12th Ave. NE
should be allowed. A landscaped berm between the parking area and 12th Ave. NE would effectively screen the
parking area and would provide an attractive addition to the neighborhood.

13. This commercial building is shown at the northeast corner of the site, with parking behind. This location will help
emphasize the western entrance to North City and will result in good building visability. One access point to NE
175th St. and one to 12th Ave. NE should be allowed.

*Kcc 21.50.050 Parking requirements for common facilities. Common parking facilities for two or more buildings or uses
may be provided in lieu of the individual requirements contained herein; provided, the total of such off-street parking facili
ties, when used together, shall not be less than the sum of the required parking facilities for the various uses computed separ
ately, unless the combined parking area is to occupy a site of five thousand square feet or more, then the parking requ ire
ments as specified herein for each of two or more participating uses may be reduced not more than ten percent.
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Property Group 2
1. This multi-family building is shown with parking adjacent to 15th Ave. NE. Access should be limited to a single

point, if possible, due to the number of nearby driveways and the poor sight distance at this corner. As described
previously, a berm between the parking area and 15th Ave. NE would result in an attractive edge to the street and
parking lot.

2. This commercial building is shown abutting the existing wood-frame structures on the site. Parking would remain at
the rear of the site and existing access points could be used. As is shown, the potential for a large amount of addi
tional development is possible.

3. This commercial property seems particularly appropriate for professional offices given the nearby multi-family and
office uses. Access to parking should come from NE 179th St., directly south. This parking area could provide a
through route to the multi-family development to the north.

4. This commercial building is shown oriented to the northwest corner of the site with parking behind. Parking should
be shared with neighboring properties, and be well signed to encourage its use. - -

5. This commercial building is shown behind the existing tavern and uses a portion of the existing~ parking area. Shared
parking is again encouraged to add some flexibility. Existing access points to this area could continue to be used.

6. This commercial building is shown south of the bank which fronts on NE 177th St. Its parking area would extend
that which currently exists southward. This site is a good candidate for mid-block development because it can be
easily seen from adjacent streets.

7&8 These two multi-family residential properties complete the eastern edge of the commercial area. Parking is shown
adjacent to NE 177th St. and could be shared by both developments. One access point from each property, to NE
177th St., should be allowed. A landscaped berm between the parking lot and the street would result in an smooth
transition to the residential area to the east.

9. This mixed-use building is shown oriented to the parking area, directly west. This design anticipates ground floor
commercial space with two storys of apartments above. Residential parking could be beneath the top two floors, at
the eastern edge of the site. The commercial parking area is located to the east and continues that described pre
viously. When this parking area is complete, a north-south through street, parallel to 15th Ave. NE will result. This
new through route would decrease congestion on 15th Ave. NE and would improve circulation throughout the area.
Particular attention should be given to the landscaping treatment at the south end of this building, to emphasize its
partly residential nature.
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PropertyGroup3
1. This small commercial building is shown occuping the south end of the site. Parking is located to the north, linking

15th Ave. NE with the supermarket parking lot. A single access point to 15th Ave. NE should be allowed.

2. This multi-family property lies directly north of an existing apartment building. Site organization should be similar
with the building oriented to the west and parking to the rear. This parking area could be linked with that to the
south, providing some additional circulation flexibility. One access point to NE 172nd St. should be allowed.

3. This multi-family property is shown with the parking adjacent to NE 172nd St. and the building to the south.
Access should be limited to two points. As described previously, a landscaped berm between the parking area and
the street would improve the appearance of the Street edge. It would also provide a smooth transition to the single~
family neighborhood to the east.
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Irn plementation
The future form of North City will be significantly affected by specific projects and by the actions of individual property
owners. In some instances, property owners will bear the responsibility for voluntarily upgrading their property to the
proposed development guidelines. In other cases, conformance to these guidelines would be required as a condition of site
plan (building permit) review. Finally, improvement districts, require the cooperation and support of the property owners
who desire these improvements.

An improved business district requires a dedicated coalition of property owners. It is their support, or lack of it, which
will determine the future form of North City.

Projects, Priorities, Responsibilities and Costs
This section contains the estimated costs of the various capital projects and their relative priority. It also indicates respon
sibility for implementing these projects.

The varying availability of funding may affect the starting dates of these projects. For this reason, no time frame is
indicated. The priority of each project is the key element.

Estimated costs are preliminary. As these projects near implementation a more detailed analysis of soils, drainage, specific
design elements, required right-of-way, etc. would be done by the responsible agency. This additonal information could
change the scope of work and the project cost.

Capital Projects

• Develop an improved sidewalk system along 15th Ave. NE from NE 170th St. to approximately NE 182nd St., if
extended; and along NE 175th St. from 12th Ave. NE to approximately 16th Ave. NE, if extended; andalong NE
177th St. from l5thAve. NE to approximately 17th Ave. NE, if extended.

• Define the northern, southern and western entrances to the business district at 15th Ave. NE and approximately NE
182nd St., if extended, 15th Ave. NE and NE 170th St., and at 12th Ave. NE and NE 175th St.

• Develop a crosswalk at the intersection of NE 180th St. and 15th Ave. NE.

~ioritY/~t./
1 2 3 cost notes

~. KC DPW $175,000 Developed by King County Dept.~ of Public
1.~i ~:J: Works
I ~. I

~ KC DPW $ 195,000 Cost estimate is for restriping and tree planting

1 ~ Property within the street R 0 W funded in part byQ. ~ Owners an LID

~ KC Dpw $5,000 Cooperative project between King County and

2 Property the local community~ Owners

KC DPW $80,000 Developed by King County Dept. of Public

3. ~ Works



Community Action Plan
The major goal of this Development Guide is to improve the function and appearance of the North City business district.
Capital projects and development guidelines are proposed to ultimately achieve •this goal. However, this transformation
will be gradual. Speeding up this process if desired, will require both an organized community coalition and a strategy for
improvement.

THE COALITION

The community coalition is the key element. No project can succeed without a dedicated group willing to see a project
through to completion. They act as facilitators and negotiators. Most important, they provide vitality and continuity
when a project is between phases. Their commitment to a project often stimulates others into action.

In North City an ideal coalition would include three basic groups:

o Business operators,
o Property owners, and
o Area residents~

Each of these groups bring different viewpoints and skills to community projects. Business operators understand how the
district functions and how its quality affects their businesses. Property owners have an investment in the area and would
incur some improvement costs. Their ability to finance a project often determines its scope. Residents of the area support
the business district by shopping. They use the area extensively and often understand its needs as well as the business
operator or property owner.

A STRATEGY FOR IMPROVEMENT

Once a coalition is formed, a planned approach is needed. Following is a suggested series of projects which should improve
the appearance and mood of the area. It is not the only possibility. The first step by a coalition should be the development
of a program for improvement which they can support.

The proposal below includes four elements, each building on the previous one. These elements are:

o A neighborhood clean.up campaign possibly coinciding with “Earth Week”,
o Store front improvements and awning installations,
o A sidewalk improvement and tree planting project, and
o A neighborhood celebration.

A brief description of each element follows, If a coalition were to adopt these suggestions as their program, they would
thoroughly review each step and add those details which would make the program a success.

NEIGHBORHOOD CLEANUP

A neighborhood clean.up campaign would be a good first step. It would give the coalition an opportunity to test their
organizational skills without a large commitment of time or money. The coalition would be responsible for:

o Informing area business people of the project and generating support,
o Contacting civic groups for volunteers,
o Providing for debris collection at the end of the day, and
o Informing local papers of the project.

Each business operator would be responsible for cleaning up their own property. Litter collection, organizing outdoor
storage, weeding landscaped areas and sweeping parking lots and sidewalks may be all that is needed. An improved com
munity image is a likely result from this project.
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STOREFRONT IMPROVEMENTS

The second step could be the organization of a storefront improvement project including the installation of new awnings over
the sidewalk. Most buildings in the area are structurally sound. What they lack is a common identity or image which will
appeal to shoppers. This can be accomplished through storefront improvements and the addition of a common style of
awning to provide rain protection. The coalition would be responsible for:

o Informing area business people of the project and generating support,
o Selecting a suitable style or color of awning,
o Encouraging storefront improvements,
o Coordinating the timing of these improvements to give an image of “action”, and
o Informing local papers of the project.

Most storefronts are in good structural condition. What they need is some new paint and more attention to window displays.
The dollar outlay for this would be relatively minor.

The awning installation is more involved. Awnings are not appropriate for some businesses such as gas stations. Other busi
nesses already have good awnings, either temporary or permanent, which need not be replaced. However, several business
could benefit from rain protection at their storefront. The coalition could encourage those businesses which would
benefit most from this addition to participate. When this step is completed the business district will be well on its way to
better appearance.

SIDEWALK IMPROVEMENTS

The third step in this proposal would involve some sidewalk improvements and a street tree planting program. This project is
more complex and would require some decisions about the scope and form of the project. Basically, this project involves
implementing Project 1, Phase 2. The coalition would be responsible for:

o Determining which of the two methods proposed in Project 1, Phase 2 is to be used,
o Organizing property owners to either plant trees on their property or participate in an LID for sidewalk widening,
o Coordinating property owner participation with King County,
o Monitoring progress, and
o Informing local papers of the project.

As explained in the description of this project on page 25 , a decision must be made about the scope of this improvement.
One method depends on good voluntary efforts by property owners. The other will probably require a local improvement
district (LID) to fund a portion of this project.

Whatever method is used, a sidewalk and street tree improvement would be very beneficial to the business district. When
combined with the recommended capital projects, it will help unify the business district.

NEIGHBORHOOD CELEBRATION

If the first three steps are completed, a celebration would be in order. This could take the form of a parade or festival. It
could be designed as a thank you to the businesses who participated, and to the surrounding neighborhoods that support
the area with their shopping dollars. The coalition would be responsible for:

o Determining the type of celebration,
o Lining up participants,
o Getting any necessary permits,
o Cleaning up after the events, and
o Informing local papers about the celebration.

This celebration would be a good opportunity to increase people’s awareness of North City. It could become an annual
~‘ spring or summer event, similar to those held in other business districts.
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